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DIFFERENTIALS IN HOUSING COSTS
DAVID L. WICKENS
H
OUSING COSTS1 in the United States vary widely with the
location and character of residential properties. Within a
locality variations are a matter of common knowledge, but the
broad limits within which average costs vary between large and
small cities and among different regions have not been so gen-
erally recognized, probably because of the absence of compre-
hensive and accurate measures of residential values and rents.
Only when these differentials are measured and recognized can
full advantage be taken of their significance in dealing with many
problems in the housing field.
This Bulletin is concerned primarily with the measurement
of these differentials, presenting quantitative estimates, many of
which have hitherto been unavailable. It is based largely on
Residential Real Estate2 to be published by the National Bureau
of Economic Research. It seeks to show the dollar costs of exist-
ing housing; in which sections of the country and types of cities
or suburban areas housing is cheapest, in which most expensive;
how costs of urban dwellings compare with rural; the costs of
old and new houses and of various types of structures, such as
apartments, two-family, and single-family dwellings.
Section i of this Bulletin emphasizes differentials according
to geographic regions and according to density of population.
The interrelationship between these differentials is discussed and
their relative significance indicated. Section 2 describes other
differentials and considers the influence of the more important
factors that aid in their explanation and interpretation. These
factors include differences arising from the age distribution of
existing houses, differences in land costs, in materials used and
facilities offered, and such other factors as differences in cost of
living and the income levels of the population. Costs of new con-
'In this Bulletin the term housing costs is used principally to mean, the
cost to users of existing housing. When there is occasion to refer to
the cost of new housing the term construction costs is used.
2The data in it are derived largely from special tabulations of materials
from the 1930 Census of Population, Vol. VI, and the FinancialSurrey
of Urban Housing, 1934. The data presented relate primarily to value,
rent, income, financing and construction, and are given in great detail.
They provide many of the figures required for a thorough study of
differentials. One of the purposes of this Bulletin is to show the possi-
bility of and the need for such studies.
struction are also discussed briefly. The limitations of available
information are indicated and the need for more thorough study
of this entire field is stressed.
The quantitative measures of differentials in this Bulletin are
primarily in terms of housing existing in 1930, the year of the
most recent census. This raises two questions: (i) Are housing
costs adequately described by measuring the costs of existing
housing alone? (2) Are the differentials revealed for 1930, the
year to which most of the basic data relate, indicative of current
differentials?
The first question can be answered affirmatively. Although
current discussions of housing run chiefly in terms of the cost of
new dwellings, most of the houses purchased each year and most
of the houses in which people live are not new.3 in the conti-
nental United States in 1930, 29,900,000familieswere living in
approximately the same number of dwelling units. Of these
families 23,235,000wereliving in nonfarm localities, that is, in
cities and small towns and in open country, but not on farms.
Dwellings in nonfarm areas, including vacant dwellings, are
estimated by the National Bureau at 24,400,000.Thepreponder-
ance of old houses is best illustrated by the fact that only slightly
more than 7,000,000ofthe 24,400,000nonfarmdwellings stand-
ing in 1930 were built in the ten preceding years, 1920-29,
although the greatest building development in the recent history
of American cities occurred during this period. Moreover, in the
single year 1929 only 500,000 new dwelling units were erected.
Farm dwellings are typically even older than urban. The Farm
Housing Survey of 1934 conducted by the Bureau of Home
Economics, Department of Agriculture, covering about 10 per
cent of the farms of the country, showed that onlyper cent of
the farm houses were built during 1925-34; thatper cent were
built before 1910.
To the second question the answer must be less definitive.
3Throughout this Bulletin the terms 'house', 'residence',dwelling
unit', and 'dwelling' are used interchangeably. In every case the
technical meaning is 'dwelling unit', including only housekeeping units,
not rooms in hotels, boarding houses, clubs, or in-
stitutions. Likewise the term 'apartment' means a family dwelling
unit in a multi_family structure containing 3-or-more dwelling units,
though it occasionally refers to the structure itself.National Bureau of Economic Research
Data as as those reported in the 1930 Census
cannot again be available until another census reports residential
rents or values. Some indication, however, of the stability of
differentials between such contrasting years as 1930 and 1934 is
afforded by comparing the figures reported for specific cities in
the 1934 Financial Survey of Urban Housing with those for
identical cities in 1930. Although average housing costs, ex-
pressed either as rents or values, dropped about one-third during
the period, proportionate differentials among the cities remained
fairly constant. It thus seems likely that the differentials prevail-
ing in 1930 stillhold, in the main. Values in 1939, though
probably not as low as in 1934, are unquestionably lower than
those for 1930, by about one-fourth, and this should be kept in
mind when interpreting the tables in the light of present costs.
i DIFFERENTIALS BY REGIONS AND BY DENSITY OF POPULATION
Regional differentials
Residential values and rents vary widely within a community
because of differences in age, type of structure, size, materials
and conveniences; the contrasts among different parts of the
country are also marked. These regional differences reflect the
underlying economic, social, and physical differences arising
from climate, unequal natural resources, varying degrees of in-
dustrial and agricultural development, differences in income, and
the extent of urbanization, as well as local customs and traditions.
'While this Bulletin is concerned primarily with measuring these
housing differentials in monetary terms, it is evident that dollar
values both conceal and imply differences in quality, age, and
conveniences. They cannot fully reflect qualitative differences,
which are difficult to isolate when groups of properties are con-
sidered. Thus, the regional values discussed here represent only
in part comparable housing facilities in various sections of the
country. The more important of the qualitative factors are dis-
cussed in Section 2.
If all houses the country over, whether owned or rented, are
considered, the most expensive residential area is the Middle
Atlantic States—New York, New Jersey, and Pennsylvania—
where nonfarm residential values averaged $7,loo in 1930, 44
per cent more than the national average of $5,022. Second to the
Middle Atlantic States were the industrial states of the East
North Central Division—Michigan, Wisconsin, Illinois, Indi-
ana, and Ohio—with an average value of $5,400,followed by
New England and the Pacific Coast, where values were about
$4,900 (Table a).
Near the lower range of the scale, at a level of $3,500 and
belowere the predominantly agricultural West North Central
States, followed by the Mountain and Southern States. The East
South Central area had the lowest regional average, $2,700, Only
slightly more than half as high as that for the country as a whole,
and 63 per cent lower than the Middle Atlantic States.
The same general geographical contrasts appear both for
houses that are occupied by their owners and those that are
rented, although there is a much wider percentage variation in
the values of the former. For the United. States as a whole,
[2]
owned houses were valued at an average of $5,833 jO 1930, about
one-third more than rented, which averaged Topvalues
for both types were in the Middle Atlantic States, where owner-
occupied properties averaged $7,824 and rented properties
$6,759, 34 and 55 per cent above the national figures.
Again, the Southern and Mountain regions were at the lower
end of the scale. The lowest regional average for owner-occupied
properties was in the Mountain States, $3,300; for rented dwell-
ings, the East South Central States were lowest, with an average
of $2,ooo.Thereason why the general average value of all
dwellings is higher in the Mountain States lies partly in the
greater prevalence of ownership there than in the South.
Individual states present even greater differences (see Table
A3). New York, with an average value for all dwellings of over
$8,ooo in 1930, stands far above other states. New Jersey with
$7,700andIllinois with $6,200 rank next highest, closely fol-
• lowed byMassachusetts, Connecticut, Rhode Island Pennsyl-
vania, Ohio, Michigan, and California. At the other extreme are
several Southern and Mountain States, where all residential
values averaged less than $3,00oifl1930.
The range of values for houses usually occupied by their
owners, including those for sale, while at a considerably higher
level than the average for all dwellings, shows much the same
geographical variation. The spread between states is greater for
this class of dwellings than for rented properties, ranging from
New York's $9,ooo to New Mexico's $2,200. The extremes arise
because in New York State, and particularly in New York City,
the high cost of housing limits ownership largely to families
whose incomes are far above the average. In only 13 states were
owned residences valued above the national average, in 20 states
theyaveraged less than $4,ooo.
For rented dwellings values in 33 states were below $3,000.
Onlyin New York and New Jersey did the average exceed
$6,ooo; New York's high average of $7,670 contrasted with
South Carolina's low of $1,539. The range of 1930 residential
values by states may be summarized.
TABLE I
Regional Differences in Values of Nonfarm Dwellings, 1930

































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































.National Bureau of Economic Research
NUMBER OF STATES
AVERAGE IV STATES1 All Houses Owned Rented
Under 5;ooo o o 62
15 4
3,000—4,000 20 i6 7
4,000—5,000 3 15 4
6,oooand over 2
All groups 48 48 48
'The separate state figures are in Table A3.
2Principally the SOld South', Virginia to Arkansas.
3The rest of the South and all the Plains and Moun'cain states.
4Maryland, Delaware, Ohio, Michigan, Wisconsin.
5Massachusetts, Rhode Island, Connecticut, New York, New jersey,
Pennsylvania, Illinois, California.
Regional and state differences presented thus far are all in
terms of estimated market values. They indicate levels at which,
in 7930, dwellings could be purchased for occupancy or invest-
ment. Houses are rented, however, by slightly over half of the
American people. For this group rents, rather than values, are of
immediate significance. That there is a close, though not perfect
relationship between values and rents charged is clear. Over a
period, values of rented properties tend to approximate the
capitalization of their earning power in the form of rents. Thus,
as might be expected, the general pattern of geographical differ-
entials in rents is similar to that of property values. However,
rents are better indicators of differentials, partly because rents
and incomes are both current items and can be ascertained more
accurately.
In 7930 rents for all types of dwellings averaged approxi-
mately $364 per year for the country as a whole, about 8.4 per
cent of the average value of all rented properties. By 1934 rents
had declined about one-third. For 7938 they were 75.7 per cent
of the April 1930 average in representative cities, according to
the index of the United States Bureau of Labor Statistics.4 The
variation between broad regions was wide, ranging from the
Middle Atlantic States' high average of $40 a month to the
Mountain States' $22 and the East South Central States' $i6, the
latter about one-half the typical national rent (Table a). A con-
centration of high rents is evident in the industrial states of the
North and East, the Mid-West, and in California. The highest
state average for monthly rents was irs New York, while the
lowest average rent was in South Carolina, $12 (Table B2).
Differentialsin cities of different sire and ota farms
Among the most striking differences in both residential values
and rents are those that appear among cities of different size.
Aside from exclusive residential suburbs where special restric-
tions and requirements make for expensive dwellings, housing
becomes progressively less costly the smaller the town, reaching
a minimum in rural areas. When the Census was taken atthe
4lndex number computed from Changes in Cost of Living (Bureau of
Labor Statistics, December 15, 1938), p. 6.
[4]
AVERAGE MONTHLY
RENT IN DOLLARS RELATIVE RENT




























beginning of 1930, before the industrial depression had pro-
ceeded far, the average value of all dwellings in cities of ioo,ooo
or more population was $6,500. In cities of 70,000-25,000 m
population values averaged somewhat more than $5,000. In
towns less than 2,500 in population, residences were valued at an
average of $2,700, or about 6o per cent less than in the largest
cities. At the extreme lower end of the scale of residential values
are farm dwellings. in 5930 they were valued on the average at
$1,240, the country over, including the estimated value of one
acre of land.
The extent of these differences on a national basis is most
clearly evident from the relation of values in each group of cities
to the average for all cities. If the average value of dwellings in
all cities over 2,500 in population is taken as 100 per cent, the
average value in cities of 100,0cc or more in population was
about 133 per cent, or one-third above the average. In contrast,
the relative value of houses in towns of 2,500 or less in popula-
tion was only 54 per cent of the average, and on farms only
24 per cent.
All parts of the country present the same general picture of
lower residential values in small towns and on farms than in
cities. in the Middle Atlantic and New England areas the highest
average value on farms approximated $2,400, whereas dwellings
in towns and cities averaged $4,9o0-$7,aoo in 5930. In the South
the regional low averages of $600-$900 contrast with urban
averages of $2,700-$3,4o0.
Rented houses are usually valued at lower figures than those
occupied by their owners. The value of owner-occupied dwell-
ings in cities of ioo,oooor more in population was $7,795 in 1930
as compared with $5,751 for rented houses. In towns of 2,500 or
less in population the two values averaged $3,381 and $1,987.
On the average for the United States as a whole, rented houses in
small centers were relatively lower in value than those occupied
by their owners. The latter dwellings were valued at 54 percent
of the 7930 national average; the tenant-occupied houses at 45
per cent.
The wider variation in values of rented than of owner-
occupied dwellings is naturally paralleled by a correspondingly
wide range of monthly rents, which averaged $40 in cities of
TABLE 2
Regional Differences in Rents of Nonfarm Dwellings, 1930TABLE B2
Average Monthly Rent in Dollars, Occupied Nonfarm Rented Dwelling Units
by Population Group, State, and Geographic Division 1930
POPULATION GROUP
All 100,000 25,ooo— 10,000— 5,000— 2,500— Under
groups or more 100,000 25,000 10,000 5,000 2,500
UnitedStates 40.07 31.52 a6.88 23.45 20.29 14.10
New England 29.03 32.95 31.46 26.49 21.31 19.0 19.01
•Maine 20.53 28.79 22.71 18.72 17.31
•New Hampshire 19.78 :2.30 22.06 17.43 18.77 15.25
Vermont 19.39 a6.ç8 22.19 20.98 14.48
Massachusetts
- 31.52 33.32 34.47 28.15 ai.68 19.58 19.74
RhodeIsland 26.15 29.62 26.40 19.77 i8.i6 22.75 15.75
Connecticut 30.20 33.3! 31.19 28.38 26.49 24.65
Middle Atlantic 39.66 46.00 37.76 32.55 30.90 27.55 18.79
New York 45.26 48.73 36.67 31.16 37.75 29.19 23.39
New Jersey 38.2o 38.49 40.68 36.31 31.94 24.58
Pennsylvania 29.26 38.17 33.33 29.66 26.04 25.19 15.12
EastNorth central 35.19 42.99 35.46 28.95 23.66 22.00 15.47
Ohio 31.03 35.42 36.72 27.14 23.83 23.60 16.41
Indiana 24.78 32.59 27.73 22.74 18.62 17.22 13.22
Illinois 41.30 48.59 38.70 31.92 26.49 21.98 15.15
Michigan 38.06 46.71 36.96 30.87 23.22 24.21
Wisconsin 30.78 40.27 32.32 32.49 23.59 21.91
WestNorth Central 25.60 33.50 aS.88 26.64 24.32 20.41 14.87
Minnesota 28.40 34.22 28.09 23.55 22.57 16.29
Iowa 23.23 31.52 28.55 27.76 23.10 21.03 15.15
Missouri 2804 25.43 25.69 17.52
North Dakota 23.52 37.11 34.55 29.16 25.29 15.56
South Dakota 22.18 32.99 30.02 22.33 25.20 16.19
Nebraska 24.26 32.27 31.61 26.83 24.26 20.74 15.75
Kansas 20.52 26.97 25.60 23.24 22.45 19.25 53.75
SouthAtlantic 19.12 32.41 22.24 18.91 18.49 15.05 10.49
Delaware 27.18 34.02 •.... 19.81 17.26
Maryland 26.68 31.55 27.12 24.93 21.77 19.69 16.26
District of Columbia 45.19 45.19
Virginia 18.91 28.05 20.47 22.94 20.00 16.59 11.37
WestVirginia 16.46 '29.53 26.91 24.40 22.90 10.32
North Carolina 15.14 23.09 16.17 16.29 14.41 9.67
South Carolina 11.94 .i8.6i 15.70 13.38 12.01 8.52
Georgia 15.40 26.53 17.49 13.87 11.38 9.44
Florida 18.42 25.26 -23.46 19.62 23.47 14.76 10.44
EastSouth 15.69 23.46 22.19 15.29 13.62 9.43
Kentucky 17.48 26.41 .25.13 18.14 17.50 15.49 9.98
Tennessee 17.31 22.84 .22.39 17.69 14.86 13.44 9.75
Alabama 13.59 21.62 ,19.06 15.01 52.79 11.95 8.44
Mississippi 13.28 20.43 15.7 55.22 13.87 9.92
WestSouth Central 19.64 28.18 23.62 20.92 18.2$ 16.13 11.62
Arkansas 14.37 - 22.99 19.91 16.34 13.83 9.75
Louisiana i8.88 25.53 24.46 16.84 14.88 13.26 10.31
Oklahoma mo6 35.63 24.31 25.22 ao.6i 17.07 ia.6o
Texas 20.15 27.11 23.42 19.71 18.19 17.86 12.34
Mountain 21.94 30.97 29.91 28.03 23.23 21.46 14.45
Montana 22.47 31.36 27.60 26.39 22.12 14.89
Idaho 19.01 28.33 23.90 21.24 13.91
Wyoming 21.04 28.44 26.35 25.52 i6.t6
Colorado 2,3.91 31.52 25.75 24.95 21.67 ,8.6o 13.88
(.
NewMexico 16.99 - 29.88 25.47 21.75 20.15 11.96
Arizona 21.70 33.61 21.67 23.17 15.8o
Utah 22.74 29.61 25.41 23.12 19.03 . ao.oS
Nevada 23.9$ . 41.07 27.14 :6.39 16.19
Pacific 31.64 37.46 32.52 30.67 26.41 23.10 18.44
Washington 25.40 32.50 • '24.16 26.34 19.80 ao.85 14.12
Oregon 23.56 30.74 25.52 23.74 20.03 13.75
California 33.77 38.87 • 33.22 32.37 27.39 24.43 21.06
souRce: ResidentialReal Estate.National Bureau of Economic Research
ioo,00o or more in population in 1930, but only $14 in towns
with fewer than 2,500 inhabitants (Table B2). Thus rents in
large cities, the country over, were almost three times as high as
those in small towns.
In certain parts of the country the contrast is even more
marked than in the United States as a whole. In the cities of the
South Atlantic States, for example, where the general level of
rents is lower than in other parts of the country, the correspond-
ing figures, for large cities and for small towns, were $32 and $xo
per month. Expressed as relatives of the average for that particu-
lar region, rents in large cities were 170 per cent, and those in
small towns, 55 per cent.
The extreme contrast in both rents and values is between
large cities of the North and small towns in the Southern and
Mountain States. Highest rents are paid in the Middle Atlantic
States in cities of ioo,ooo or more in population, including New
York City, where monthly rents averaged $46 in 1930. The
lowest typical rents for any region are $9 in towns under 2,5oo
in population in the East South Central States, or approximately
one-fifth of the rents paid in the large cities of New York, New
Jersey, and Pennsylvania. The values and rents in small towns
do not indicate the full extent of the difference, because the-
group of small towns includes many suburbs of large cities
which are a part of the metropolitan areas having relatively high
living costs. A careful segregation of small towns and villages
that are not integral parts of large neighboring cities would show
still lower residential values and rents (see Table 14 and foot-
note 5).
2 OTHER DIFFERENTIALS AND FACTORS RELATING TO
DIFFERENTIALS
In Section z it is shown that large differentials in housing costs
exist both among regions and among areas of varying population
density. Other differentials and a limited group of the important
factors related to them are now discussed. The precise impor-
tance of each factor and its relationships cannot be developed
without further detailed study and explanation beyond the scope
of this Bulletin.
Site value
A very important factor in differentials in the value of residential
properties is the value of the land on which they stand. For new
nonfarm properties, site values constitute more than iper cent
of the total property value. For older properties, site value con-
stitutes fully 20 per cent of total value, after allowance is made
for depreciation of the structures. Of the mortgaged residential
properties accepted for insurance by the Federal Housing Ad-
ministration in 1937, the average value was $6,097, of which the
land valuation after the site was improved was $921 orpercent.
The value of the site was highest both absolutely and relatively
in the Middle Atlantic region, where site values averaged $1,154
or 17 per cent of property values. Land value was lowest in the
Mountain States at an average of or slightly over io per
cent of average property value (Table
[6]
Variations in the ratios of site value to total property value
also exist in cities of different sizes and types. Although these
variations are mild and somewhat irregular, data for new single-
family dwellings securing mortgages for insurance by the Fed-
eral Housing Administration in 1937 show that land was a greater
factor in the total cost of new houses in large cities than in small
places, averaging from 13 to iS per cent in cities above 50,000 in
population and from 12 toper cent in smaller towns (Table 6).
Likewiseland constitutes a smaller part of the property value in
TABLE 5
Average Value of Property and of Land Site, and Ratio of Site
Value to Value of Property, New Houses
securing Mortgages accepted for Insurance by the
United States $ 921 15.1
New England 6,409 833 13.0
Middle Atlantic 6,826 1,154 16.9
East North Central 7,038 1,021 14.5
\Vest North Central 5,354 68o 12.7
South Atlantic 5,652 842 14.9
East South Central 4,886 728 14.9
West South Central 4,834 744 15.4
Mountain 5,183 539 10.4
Pacific 5,637 896 15.9
'Computed by the National Bureau of Economic Research from data
in the Annual Report of the Federal Housing Administration, year
ending December 31, 1937, Table 33, p. 72.
TABLE6
Average Value of Land as a Percentage of Average Value of
Property, New Single-family Houses securing Mortgages
accepted for Insurance by the F.H.A., by Population
Group, within and outside Metropolitan Districts,
WITHIN OUTSIDE
METROPOLITANMETROPOLITAN
DISTRICTS POPULATION GROUPALL NONFAEM DISTRICTS
Total 15.3 15.9 13.8
1,ooo,ooo or more 16.9 16.9 .
500,000—999,999 17.8 17.8 .
250,000—499,999 .
100,000—249,999 13.9 13.9 .
50,000— 99,999 13.1 15.8
25,000— 49,999 12.2 . i6.6 13.5
10,000— 24,999 14.9 16.3 12.7
5,000—9,999 15.4 ,6.8 33.2
2,500—4,999 12.! 12.8
Less than 2,500 34.8 15.0 14.7
F.H.A., by Geographic Division,
AVERAGE AVERAGE LAND VALUE
PROPERTY LAND AS PERCENTAGE OF
VALUE VALUE PROPERTY VALUE
'Computed by the National Bureau from data in the Annual Reporl
of the Federal Housing Administration, year ending December 3!,
1937,Table32,p.71.TABLE 7
Average Value of Farm Dwellings, including One Acre of Land,
Value of One Acre of Land, and Ratio of Value of Land to
Value of Property, by Geographic Division, 19301
Average Value of Acre of Land
Average Value of as Percentage of Value
Value of One Acre of Farm Dwelling, in-
Property2 of Land cluding Acre of Land
(dollars) (per cent)
United States 35
New England 2,356 32 1.3
Middle Atlantic 2,375 1.5
East North Central a6 2.5
\Vest North Central 2,677 a.6
South Atlantic 876 30 3.4
East South Central 26 4.5
West South Central 670 a6 3.9
Mountain 2,102 13 1.2
Pacific 1,820 68 3.7
1 Derived from Census, 1930, IV, 6o.
2 Includes value of farm operator's dwelling and one acre of land.
TABLE 8
AverageValue in Dollars of Owner-occupied and Rentedl One-family Dwellings,

















4,283 3,693 9,298 6,360
6,i86 5,777 i8,o23 7,552
5,409 5,074 10,254 6,557
5,592 4,784 12,418 9,502
3,663 3,129 7,690 4,674
4,310. 3,321 7,310 6,936
3,240 2,760 7,257 6,959
3,632 2,946 6,974 5,458
2,946 2,056 3,619 3,484
3,220 2,953 7,465 4,60!
3,242 2,798 3,508
4,832 4,770 6,835 4,281
4,459 4,204 4,681
4,305 3,946 8,982 4,362
2,713 2,46! 4,930
3,228 2,497 5,498 3,702
2,567 2,284 6,282 3,298
2,488 2,167 5,202 2,828
2,466 1,731 2,842 2,560
2,726 2,513 4,475 3,273
SOURCE: Weighted totals computed by the National Bureau of Economic Research from the Financial Survey of Urban Housing, 2934, for Residen-
tial Real Estate.
1 Owner-occupied, 52 cities; rented,cities.National Bureau of Economic Research
cities outside metropolitan areas (14 per cent) than in cities with-
in metropolitan areas (i6 per cent).
given the site apart from the farm as a whole. Probably the build-
ing site of most farm dwellings would be valued above the aver-
In comparison urban site values those for farm dwell-age for an equal area of farm land. In Table 7, however, the
ings are relatively inexpensive, although the values can only bedwelling site is assumed to be an acre in size, and its value is
approximated. Ordinarily no specific measured area is assigned assumed to be the average value per acre for farm land in the
as the site and grounds for farm dwellings, and no valuation is region or state. When so estimated the value averages $35 for all
SOURCE: Residential Real Estate.
TABLE9
Average Monthly Rent in Dollars per Dwelling Unit, by Type of Dwelling,




All Ioo,ooo 10,000— 5,000— 2,500— Under
groups or more Ioo,ooo 25,000 50,000 5,000 2,500
ONE-FAMILY DWELLINGS
United States 24.15 34.01 29.91 26.17 22.93 19.92 14.04
New England 27.94 35.75 33.75 28.02 22.27 20.07 19.52
Middle Atlantic 31.43 40.55 37.80 32.94 31.20 27.75 18.94
East North Central 29.01 40.03 34.57 28.57 23.43 21.80 15.40
West North Central 22.56 30.82 27.49 25.52 23.44 19.97 14.72
South Atlantic i6.68 28.97 21.13 18.38 17.80 14.71 10.35
East South Central 14.62 21.77 21.08 15.53 14.86 13.27 9.26
West South Central 18.38 26.18 22.41 20.13 17.73 15.71 11.38
Mountain 20.41 28.40 28.56 26.79 22.65 20.99 14.30
Pacific 28.44 34.05 31.06 29.53 25.83 22.61 18.33
. TWO-FAMILY DWELLINGS
United States 27.84 33.73 29.26 25.16 22.21 19.50 13.51
New England 27.20 30.38 29.35 24.66 19.82 18.26 17.96
Middle Atlantic 32.37 35.63 32.89 29.05 27.77 25.24 17.42
East North Central 33.77 37.62 32.84 27.44 22.96 21.59 15.40
West North Central 24.60 28.98 26.14 24.5! 22.98 19.78 14.72
South Atlantic
•
19.20 28.13 20.70 18.19 17.80 14.84 10.56
East South Central 14.58 21.12 20.66 15.37 14.86 13.38 9.45
West South Central 17.89 25.39 21.96 19.92 17.73 11.6!
Mountain i8.8i 25.00 25.42 24.10 20.84 •19.53 13.45
Pacific 26.56 29.96 27.65 26.59 23.76 21.04 17.22
THREE-OR-MORE-FAMILY DWELLINGS
United States 44.38 47.34 37.95 33.19 29.72 . 26.56 i8.66
New England 31.71 31.77 26.40 20.95 18.78 18.42
Middle Atlantic 49.2! 50.85 42.34 36.92 34.98 31.15 21.50
East North Central 46.71 48.40 41.81 34.48 28.36 26.28 18.70
West North Central 38.96 41.92 37.50 34.73 31.92 27.06 20.23
South Atlantic 36.8! 31.62 27.54 26.96 21.75 15.49
East South Central 28.13 32.67 31.53 23.36 22.36 19.84 13.86
West South Central 33.41 39.14 33.59 30.05 26.65 23.63 17.22
Mountain 33.2! 37.82 37.98 35.76 30.00 •28.06 19.14
Pacific 43.68 45.34 41.31 39.32 34.63 30.30 24.44Differentials in Housing Costs
farms ini 930, less than 3 per cent of the average total property
value. The Pacific region was highest, with an indicated value of
$68 for the dwelling site, or 3.7 per cent of the average total
property valtie, and the Mountain States were lowest, with $13
or i.z per cent.
Materials used in construction
One of the chief differences in value of dwellings is that asso-
ciated with the basic material of which they are built. The most
obvious difference is that between wood and brick. A com-
parison of the values of one-family dwellings in 52 cities reported
by the Financial Survey of Urban Housing showed an average
for owner-occupied dwellings of $9,300 for brick and $3,700 for
wooden structures (Table 8). Rented dwellings in 44 cities aver-
aged $5,900forbrick and $z,Soo for wood. The regional pattern
for costs by kind of material is generally similar to the variations
in cost for all dwellings, being highest in the North East and
lowest in the 'West and South. An indeterminate part of these
differences in values is due to such causes as differences in finish
and size. For example, brick dwellings are usually larger than
wood, and also have a higher value per room. In the sample the
average values per room in brick and wooden buildings were
respectively $1,230 and $6oo for owned, and $900 and $500 for
rented dwellings.
Typeofstructure
Although differentials between regions and between large and
small cities characterize all types of dwellings, the type of the
structure introduces an additional variation. In general, apart-
ments rent for more than single-family houses, while two-family
houses have the smallest rent of all in many regions but not in
the country as a whole. In 1930 dwelling units in apartment
structures rented at a monthly average of $44 for the country as
a whole, two-family houses at about $28, and single-family
properties at $24. There are several reasons for this relative scale
of rents: (i) apartment buildings large enough to provide ac-
commodations for many families are concentrated to a consider-
able degree in large cities in the northern and eastern states,,
where all properties are higher priced, with higher land values.
and higher construction costs; (2) a larger proportion of apart-
ments than of single-family houses is of recent construction;
(3) apartment buildings are more frequently made of brick or
steel and concrete than of wood, usually a cheaper form of con-
struction, and they have more elaborate central heating, plumb-
ing, and other equipment.
The rents of apartments in multi-family dwellings that house
three or more families in cities of ioo,ooo or more in population
averaged $47 in 1930, in comparison with $19 in small towns of
less than 2,500inpopulation. Rents of one-family houses ranged
within narrower limits, from $34 in large cities to $14 in small
towns (Table 9). This suggests a fair degree of similarity between
the construction of one- and two-family houses. Similar differ-
entials appear in the values of dwelling units of different type,
values in large cities being generally higher than in small towns
(Table io).
TABLE 10
Average Value of Rented Nonfarm Dwelling Units by Type











































Cost differences among dwelling types are accentuated by differ-
ences in the frequencies with which the types include facilities
and conveniences as a part of the property. The Real Property
Inventory showed a wide range in the percentage of dwellings
possessing certain conveniences and facilities in different cities
and in different parts of the country. For example, baths were
provided in 88 per cent of four Pacific Coast cities and in 85 per
cent of five Middle Atlantic cities, but in only 49 per cent of four
East South Central cities. Since these accommodations are a part
of the dwelling unit, they enter into the cost of construction and
hence are reflected in the value of the property and in rents,
especially in apartments.
Urban residences are notably better provided with facilities
than those on farms. A survey of farmdwellings in 303 counties
by the Bureau of Home Economics, in 1934 reported baths in
xi per cent, as compared with 76 per cent of urban residences in
64 cities as shown by the Federal Real Property Inventory
(Table ii). The outlays for these additional accommodations
often make substantial differences in the total values of the
'dwellings.
Closely allied to cost differences occasioned by additional
construction expense for facilities are the apparent differences in
rents arising from the cost of one or more facilities or services
that may be either included or excluded in fixing the nominal
charge. Where these differences in quotation practice are not
taken into account, apparent differentials may appear to exist
because of failure to recognize the actual cost of providing hous-
ing space as distinct from conveniences that may accompany the
space. A summary of ji cities covered by the Financial Survey
showed that the charges most commonly included in rent were
for water and garage. The percentages of dwellings having seven
designated facilities are: Furnishings, lo.3; Electricity, 7.9; Gas,
6.z; Water, Heat, 15.4; Mechanical Refrigeration, 7.2;
Garage, 32.3.
The substantial nature of these charges for facilities is illus-
trated by data for it cities in the Financial Survey in which corn-
[9]
SOURCE: Residential Real Estate.National Bureau of Economic Research
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parisons are made among the principal dwelling types. About
per cent of the gross rent of one-family dwellings was a charge
for facilities, and about 25 per cent of the gross rent of apartments.
Community services and improvements
Streets, paved walks, drainage systems, and other public im-
provements are provided in varying degrees in large and small
centers. Their costs also vary. Large cities have paved streets and
TABLE II
64 Real Property Inventory Cities
303 Counties Farm Housing Survey
New England
6 Real Property Inventory Cities
13 Counties Farm Housing Survey
Middle 41/antic
ç Real Property Inventory Cities
2 Counties Farm Housing Survey1
East North Central
8 Real Property Inventory Cities
42 Counties Farm Housing Survey
West North Central
io Real Property Inventory Cities
6o Counties Farm Housing Survey
South Atlantic
II Real Property Inventory Cities
56 Counties Farm Housing Survey
East South Central
Real Property Inventory Cities
Counties Farm Housing Survey
West South Central
7 Real Property Inventory Cities
Counties Farm Housing Survey
Mountain
9 Real Property Inventory Cities
33 Counties Farm Housing Survey
Pacific






SOURCE: Federal Real Property Inventory, 1934, U. S. Department of Commerce; Farm Housing Survey, 1934, Bureau of HomeEconomics, U. S.
Department of Agriculture, 1939.
1Middle Atlantic represented by 2 counties only in New Jersey.
2Less than one-tenth of one per cent.
'Installed bathtubs and separate showers not built over bathtubs.
4Running water inside a residential unit; the percentage of units having cold water alone may be obtained by subtracting the percentage having
both hot and cold from the total.
Percentage of City and Farm Dwellings having various Facilities, 64 Real Property Inventory Cities

























































































































[io]Differentials in Housing Costs
walks, while small towns frequently have gravel streets or no
surfacing and less expensive sidewalks. These services and im-
provements provided through public taxation or special prop-
erty assessments usually enhance the value of properties in larger
and richer communities more than in smaller towns. Although it
is evident that public improvements vary with the size of the
city, little or no quantitative information with which to measure
the effects of these improvements on housing costs is available.
Ageof structures
Oneof the most important factors responsible for the differ-
ences in cost at which housing may be purchased or rented is the
age of the structure. Houses similar in size but of different ages
• represent different levels of current value. Though a structure
ao, 30, or more years old is still useful as a dwelling, its value
because of style, location, or need for repairs is materially less
than when first built. In 22 of the cities covered in the Financial
Survey of Urban Housing in early '934, new dwellings of all
types built in the four years 1930-33 were currently valued at 40
• per cent more than those built in 1890-99, and nearly 20 per cent
more than those built in the 1920's, when construction costs
were much higher than in the depression years of the early
1930's (Table ii). The contrast would be even greater if costs of
buildings constructed in 1939 were compared with average
values of all houses now standing.
TABLE 12
Ages and Values of Houses, 22 Cities, January, 1934
. AVERAGE VALUE INDEX OF VALUES






SOURCE: Financial Survey of Urban Housing, 1934.
Average values are unweighted and include 75,831 houses, both owner-
occupied and rented, in 22 cities.
The age distribution of houses varies from city to city and is
in itself a major factor in city and regional differentials. The
Financial Survey in Syracuse, N. Y., for example, found that
about 70 per cent of the structures existing in 1934 were built
before 1920, while in San Diego, California, only 39 per cent
were built before 1920.
Availability offinandng
A part of the difference in the values of houses in various local-
ities is due to the relative availability of credit. In general,
financing facilities are best in cities and poorest in small towns
and for dwellings on farms. Cities commonly have specialized
institutions for making loans on residential property. The ex-
istence of more properties in a homogeneous area and within
easy access of the lender is conducive to the development of
financing facilities designed to provide maximum convenience to
the prospective builder or purchaser. The financing machinery so
established may be used to make loans which are larger in
amouni, and are offered at lower rates, for longer terms, and with
more favorable amortization than is possible where these condi-
tions do not exist. The borrower who has ready access to credit
can buy or construct a given dwelling by the payment of a smaller
amount for interest and principal, or command a better property
with the same amount of funds. in such circumstances there is
usually a tendency on the part of the prospective home-owner or
landlord to build or buy houses costing the maximum value that
may be carried with the means available. Thus lower interest
rates and more favorable terms are conducive to more expensive
houses.
Houses on farms are the least favorably situated with respect
to the securing of financing. The dwelling is usually part of the
farm property and is occupied by a family connected with the
farm's operation. Usually the value of the dwelling is less than
the value of the farming land. The entire property, rather than
the dwelling alone, constitutes the unit to be exchanged and
financed, and in most such transactions the dwelling is a minor
item in the value of the whole enterprise. This fact makes the
farm dwelling less desirable, if not totally unacceptable, as secu-
rity for a loan.
Construction Costs
Most of the factors responsible for differentials in housing costs
enter also into the cost of new construction; and the data on the
cost of new dwellings show differentials similar to those existing
for old houses. For example, the average cost per dwelling unit
forPublic Works Administration projects completed between
and 1938 in 26 cities is shown in Tableto have been
$4,472 for i6 northern projects and for 17 southern
projects. This difference of about one-third reflects the more
solid construction and the higher average standard of housing
common in the colder parts of the country.
More detailed evidence of differentials is found in reports on
building permits made to the Bureau of Labor Statistics. A
special tabulation for 1937 by regions and size of city indicates
that the Middle Atlantic states usually have the highest average
for building permits and the East and West South Central the
lowest (Table 14).5 Also the average tends to vary directly with
the size of the city.
{''I
5Data in Table 14 are presented separately for satellite ci ties, that is,
those adjacent to and essentially dominated by a large metropolitan
district, and non-metropolitan district cities in order to show that for
cities of the same size, the type of community must be taken into con-
sideration. Satellite cities (for discussion of such cities see Bulletin 65,
Nonfarm Resjdential Construction, 1920-1936, David L. Wickens and
Ray R. definitely tend toward higher average values, marked
differences appearing in every region and in almost every group of





New York City, N. Y.


























































































Average Cost per Dwelling Unit in Dollars,33 Completed Public Works Administration Projects in
26 Cities, 1934-1938, by City, Geographic Division, Northern and Southern Groups,
and by Race or Color of Occupants'
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I SOURCE: Primary Data for Individual Projects, Bureau of Labor Statistics, Division of Construction and Public Employment (mimeographed
release) 'Pertinent Facts Concerning Construction ofFederal Low-Cost Housing Projects Financed from P. W. A. Funds' (subject to revision),
May 2, 1938. City and divisional averages computed by the National Bureau of Economic Research and weighted by number of dwelling units.
2 Social and recreational units contained in space that might have been utilized for dwelling units have been considered as dwelling units.
3 Based on cost of dwelling units without facilities rather than construction contract price.Differentials in Housing Costs
TABLE 14
Average Value of Building Permits for Housekeeping Dwelling
Units, Satellite Cities and Non-Metropolitan Districts, by
Population Group and Geographic Division,
100.000
and 25,000—10,000—5,000— 2500—






West North Central 4,8273,7564,0983,960
South Atlantic 3,0574,7036,iiç3,655
East South Central 2,4085,8993,058
\Vest South Central i,68o5,4014,255





New England • 3,6587,1923,3893,9013,350
Middle Atlantic 4,7894,9274,2773,5685,448
East North Central 3,73k3,7933,1003,4983,983
West North Central 3,2202,8213,0632,8723,156
South Atlantic 3,0823,1102,4092,8142,382
East South Central 2,8482,0641,7371,8692,145
West South Central 2,6163,0912,0721,9201,677
Mountain 2,2883,1523,1752,0561,766
Pacific 4,4533,2162,6212,5142,005
In addition to being influenced by the same factors that affect
housing costs, new construction costs reflect differences in costs
of materials and labor. Proximity to the source of materials prob-.
ably accounts for part of the lower building costs in small centers
and on farms, as well as in the Pacific Northwest and parts of the
South where the source of lumber is nearby. Rural areas are also
less likely to have or to use the most expensive materials. More-
over, in areas where brick or stone construction predominates
material costs are usually higher than in areas where simple frame
dwellings suffice.
Variations in labor costs are of considerable importance in
accounting for differentials in new construction costs. In large
cities labor costs of nearly all building trades are commonly
--,muchhigher than in small centers or on farms. Comparisons of
wage rates in Cleveland and in the adjoining counties extending
outward for too miles indicate that they vary with the degree of
organization of labor (Table iIf the lower rates in the smaller
tThese comparisons may be affected by differences in details of build-
ing in large and small localities.
towns imply less specialization and less technièal skill they would
probably affect the quality of structures and consequently their
value.
Another set of reports indicating the effects of differences in
labor and material costs, particularly regional differences, is pro-
by the Federal Home Loan Bank Board's estimates of the
TABLE 15
Hourly \Vage Rates for Carpenters, Bricklayers, and for All
Occupations in the Construction Industry, in Cleveland,




























'From unpublished data collected by the U. S. Bureau of Labor
Statistics.
2Data given for bricklayers alone.
cost of building the same standard house in representative cities.
These reports indicate the same general differences among cities
in various parts of the country as those shown in this Bulletin
with the exception of some of the cities in the Mountain states,
where values and rents of existing dwellings are relatively low
but new construction is relatively costly because of special local
conditions. Cities in the Middle Atlantic states report high costs,
averaging $5,829 for io cities, and nearly $6,ioo for 22 North
Central cities. Southern cities show the lowest cost with an aver-
age of $5,400 for 15 South Atlantic cities and for 5 East
South Central cities. As is to be expected, the differentials are
less marked for a new house of standard specifications than for
existing dwellings, which reflect wide local variations in stand-
ards of living.7
['31
7Data for the 79 cities for which costs are estimated by the Federal
Home Loan Bank Board are published in the Federal Home Loan
Bank Review. The house on which costs are reported is a detached
6-room home of 24,000cubicfeet volume, principally of frame con-
struction, with garage, unfinished cellar and attic, fireplace, heating,
plumbing, and electric wiring. Reported costs include compensation
insurance, overhead, transportation of materials, and 10
per cent builder's profit. Costs do not include land, planting, walks,
driveways, architects' fees, building permit, financing charges, or sales
costs.
POPULATION CR001'
SOURcE: Computed from unpublished Number of Dwelling Units
Provided and Permit Valuation data from the U. S. Bureau of Labor
Statistics.National Bureau of Economic Research
Income levels
The amount spent on housing is usually related to income,
although within income groups there are wide variations. Farm
dwellings on the average are valued below urban partly because
the money income available to farm families for living averages
less than that for urban. Similarly differentials in housing costs
between North and South are closely connected with income and
wage differences in the two areas.
A striking example of the effect of income levels on housing
costs is the use of less costly housing by certain population
groups whose income levels are notoriously low. For example, a
large part of the southern differential in housing costs is a reflec-
tion of the greater number of negro families in the South. Further
evidence of the influence of different sizes of income is shown in
the wide difference between costs of newly constructed dwell-
ings provided for white and negro families (Table iInevery
city for which data are available, the average cost of negro
dwelling units constructed by the Works Progress Administra-
tion is lower than that of dwelling units for white families. The
average cost of units built for white families was $4,500;
that of 5,000 units built for colored families, $3,400.Althougha
part of this difference was due to the greater number of colored
families in the South where all construction costs less, the tend-
ency for new construction to be influenced by the standard
customary in the area or for the group is evident when costs
within the same areas are compared. White dwelling units on the
northern project cost $4,700 and negro' units $3,900. A similar
difference appeared on the southern projects where white units
averaged $3,900 ifl cost and negro units about $3,000.
Cost ofliving
Since housing constitutes a substantial item in family budgets—
at the lower income levels 55 to 25 per cent of total expenditures
—housing differentials are pertinent in cost of living studies.
These differentials may also be treated as a function of variations
in the cost of living. The consistency of the relationship between
housing cost and total expenditures for living is indicated by the
study of intercity differences in the cost of living by the Works
Progress Administration, 1933.8 Incities, with the total cost
of living varying from $1,130 in Mobile, Alabama, to $i,4i5 in
\Vashington, D. C., housing cost, including water, ranged from
$158 in Portland, Oregon, to $342 in Washington, D. C. The
average percentages of housing cost to total cost of living in the
same group of cities ranged from 53 in Portland, Oregon, to
24 in Washington, D. C.
Examination of the data shows that some cities rank high in
total cost of living but low in housing cost, and vice versa. For
example, New Orleans ranks first in cost of living among 6 West
South Central cities but fourth in housing cost; while Peoria,
Illinois, ranks sixth and first respectively among 8 East North
Central cities. If housing cost is correlated with cost of living ex-
tIn/ercily in' Cosis of Liring (Works Progress Administra-
tion, March 1935), Appendix Table 2.
cluding housing cost for allcities, the coefficient of rank corre-
lation is only .46. Further analysis, and perhaps better cost of
living studies, are of course required before the full significance
of such measures can be determined. Here it is possible to do little
more than suggest that housing differentials are less closely
associated with differences in other living costs, 'than might be
expected.
The existence of differentials is a pertinent fact in the plan-
ning of measures designed to provide adequate housing. If
government subsidies are to be provided, satisfactory regional
allocation of federal funds cannot be made without knowledge of
regional differentials. Nor can long range housing programs,
private or public, be set up without more complete analysis of
such factors as the economic resources available to meet and sus-
tain the costs of housing and more complete knowledge of where
housing improvements are most needed.
; SOtRCES OF DATA AND METHODS
The principal source of the material presented in this Bulletin is
the forthcoming book, Residential Real Estate. in fact, since
Tables A3 and B2 are taken from it the numbering is retained;
and since the methods used will be there set forth in detail they
are summarized only briefly here.
The 1930 Census of Population provided data on the num-
ber of families by rent and value groups. These data were supple-
mented by estimates of vacant dwelling units and units un-
reported. A special tabulation of the data for 539 representative
towns and cities gave information concerning average values and
rents, by groups. The estimate of aggregate rents, by type of'
dwelling, was converted into estimated total value of rented
property by use of Financial Survey of Urban Housing data
showing the relation between rents and values, as reported by
tenants and landlords for the same classes of properties. From
total values and rents were derived average values and rents for
each population group, by geographic divisions and states. The
primary data on costs of new construction were obtained by the
Bureau of Labor Statistics. Appreciation is expressed to Herman
Byer of that Bureau for use of special tabulations. Values of farm
dwellings and farm land were derived from the 1930 Census of
Agriculture through computations by the National Bureau of
Economic Research. Grateful acknowledgment is made to Ray
R. Foster who assisted in preparing the basic material, to Melvin
F. Miller who made most of the computations, and to W. H.
Shaw for assistance to the staff advisory committee.
As did Bulletin 65,thisBulletin presents some results of the
major study, Real Estate Financing and Economic Stability,
which was initiated at the request of the Social Science Research
Council (Committee on Credit and Banking, Division of In-
dustry and Trade) and has been carried on, with its support, by
the National Bureau. The manuscript on Residential Real Estate
is being circulated among the Directors of the National Bureau
and will be sent to the printer upon their approval. The publica-
tion date and price will be announced later.
['4]
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THE BULLETIN
The next issue of the Bulletin, now in press, will be a statistical
study of the Pattern of Consumer Instalment Debt, by Ralph A.
Young and Blanche Bernstein. \Vith 22 tables andcharts it is
so large that it will be given two numbers, 76-77. Presenting
findings developed from a study of the use of instalment credit
for the purchases of commodities it is the first of a series of
Bulletins and books giving results of the first project, initiated in
1938, under the program of research in finance supported by
special grants from the Association of Reserve City Bankers and
the Rockefeller Foundation. Two books, Personal Finance Com-
panies and their Credit Standards, and Sales Finance Companies
and their Credit Standards, are well along toward the publication
stage. The first has been approved by the Directors of the
National Bureau and will soon be sent to press; the second is
being read by the staff advisory committee. A third, Government
Agencies of Consumer Instalment Credit: the Federal Housing
Administration and the Electric Home and Farm Authority, is
about to be submitted to the staff advisory committee. Titles of
other studies including one on commercial banking and con-
sumer financing and one on consumer financing and economic
fluctuations, will be announced later.
Bulletin is based on data obtained from the Studyof
Consumer Purchases, a Works Progress Administration project
conducted by the United States Bureau of Home Economics and
the United States Bureau of Labor Statistics in cooperation with
the National Resources Committee and the Central Statistical
Board.
RESEARCH ASSOCIATES, 1939-1940
Funds appropriated by the Carnegie Corporation for grants-in-
aid have made possible the appointment of three new research
associates; George H. Evans, Jr., of Johns Hopkins University;
Geoffrey H. Moore of Rutgers University, and Allen W. Wallis
of Stanford University. The term of Moses Abramovitz of
Harvard University has been prolonged one year. Joel Dean of
Indiana University, who has been Executive Secretary of the
Conference on Price Research and is writing a Bulletin on Cost'
Behavior in a Manufacturing Enterprise (a Statistical Analysis),
'will join the faculty of the University of Chicago this autumn.
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